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Policy O
ptions1

C
om

m
ents

D
eterm

ination
T

he replacem
ent dw

ellng units shall be located on the
T

he project feasibilty analysis m
ust

0
T

he advantage of determ
ining the feasibility of providing replacem

ent and Inclusionary

of feasibilty
site of the converted or dem

olished structure or
Include:

1. D
eterm

ine feasibilty on a case-by-
units on a case-by-case basis is that It considers the uniqueness of sites and m

arket

elsew
here w

ithin the coastal zone if feasible.. ..In the
case basis,

conditions over tim
e. H

ow
ever, the disadvantage is that It does not provide certainty, and

event that an existing residential dw
ellng unit is

A
n evaluation of Im

pacts created by
0

the deliberations over feasibility could be subject to delays In the entitlem
ent process.

occupied by m
ore than ana person or fam

ily, the
lricentives available to the applicant such

2. C
onduct an upfront technical study to

provisions of this subdivision shall apply If at least one
as density bonuses; developm

ent
determ

ine requirem
ents.

T
he advantage of com

pleting an upfront technical feasibilty study Is that it provides clarity

such person or fam
ily, excluding any dependents

standards relief; and available state. and
In how

 feasibilty Is determ
ined. T

he disadvantage Is that It m
ay be m

ore appropriate to

thereof, Is of low
 or m

oderate Incom
e....

local assistance program
s....

determ
ine feasibilty, according to the circum

stances of the project, including m
arket

conditions at the tim
e in w

hich the project Is proposed. In addition, the upfront technical

G
overnm

ent C
ode 65590 (b)

A
n estim

ate of the developer's return that
study w

il m
ay be expensive and tim

e-consum
ing to produce. A

s there are only four
w

ould be generated by the project...
housing developm

ents com
ing forw

ard for entitlem
ents in the rem

ainder of second

N
ew

 housing developm
ents constructed w

ithin the
generation M

arina redevelopm
ent, there are concerns that a technical feasibilty study

coastal zone shall, w
here feasible, provide housing

A
n evaluation of w

hether or not the project
w

ould not be w
orthw

hile.

units for persons and fam
iles of low

 or m
oderate

can be successfully com
pleted w

ithin a
Incom

e...
reasonable period of tim

e, taking into
account econom

ic, environm
ental, social

G
overnm

ent C
ode 65590 (d)

and technical factors.

A
ny determ

ination of the '1easlbillty" of an action
D

raft P
olicy P

ages 7,9
required to be taken by this section shall be review

able
pursuant to the provisions of S

ection 1 094.5 of the
C

ode of C
ivil Procedure.

G
overnm

ent C
ode 65590(a)

"F
easible" m

eans capable of being accom
plished in a

successful m
anner w

ithin a reasonable period of tim
e,

taking into account econom
ic, environm

ental, social,
and technical factors.

G
overnm

ent C
ode 65590(0)(3)

D
eterm

ination of
N

ew
 housing developm

ents constructed w
ithin the

T
he applicant m

ust set aside a
0

T
he advantage of a case-by-case determ

ination is the flexibilty to consider the uniqueness

inclusionary
coastal zone shall, w

here feasible, provide housing
percentage of the new

 units as affordable
1
.
 
O
n
 
a
 
c
a
s
e
-
b
y
-
c
a
s
e
 
b
a
s
i
s
,

of sites and m
arket conditions over tim

e.

units for persons and fam
ilies ot low

 or m
oderate

units, subject to an analysis of the
determ

ine the feasible num
ber of

housing units
incom

e...
project's feasibility on a case-by-case

Inclusionary housing units that the
S

ettng percentage goals for incluslonary units inform
s lessees of the C

ounty's affordable
basis. T

he C
ountY

s goal is to have each
applicant m

ust provide, w
ith

housing expectations, w
ith som

e flexibilty for unique circum
stances and changing m

arket

G
overnm

ent C
ode 65590 (d)

applicant set-aside either 5%
 of the units

percentage goals of 5%
 very low

conditions. T
he draft policy goals have been set based on the qualifying thresholds set by

for very-low
 incom

e households, or 10%
incom

e households or 10%
 low

S
tate D

ensity B
onus Law

, w
hich offers 20%

 density bonuses for setting aside either 5%

of the units for low
 Incom

e households.
i
n
c
o
m
e
 
h
o
u
s
e
h
o
l
d
s
.

very low
 Incom

e or 10%
 low

er Incom
e units w

ithin a project.

...
T

he advantage of conducting an upfront technical feasibilty study is that it provides a

D
raft P

olicy P
age 8

0
2. P

rovide alternative Inclusionary
sound, technical basis for im

posing appropriate and feasible inclusionary housing

¡

requirem
ents, as w

ell as certainty to lessees. H
ow

ever, conducting a technical feasibilty

i
oercentaoe ooals, such as:

studv m
av be eX

D
enslve and tlm

e-consum
ino, and lessees w

ould stil be nerm
itted to

i A
ll options in bold are proposed in the curent draft policy.

1
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. Policy O
ptionsl

C
om

m
ents

D
eterm

ination of
0

challenge the inclusionary housing requirem
ents based upon feasibilty on a case-by-case

inclusionary
10%

 very low
 incom

e households
basis. A

s it is anticipated that there are only four housing developm
ents com

ing forw
ard

for enm
lem

ents In the rem
ainder of second generation M

arina redevelopm
ent, there are

housing units
0

20%
 low

 incom
e households

concerns that a technical feasibilty study w
ould not be w

orthw
hile.

(continued)
0

_ %
 very low

, low
 or m

oderate
Incom

e

o
 
3
.
 
C
o
n
d
u
c
t
 
a
 
t
e
c
h
n
i
c
a
l
 
f
e
a
s
i
b
i
l
t
y
 
s
t
u
d
y

upfront to determ
ine the appropriate

percentage requirem
ent for the Inclusionary

h
o
u
s
i
n
g
 
o
b
l
i
g
a
t
i
o
n
.

D
eterm

ination
N

ew
 housing developm

ents constructed w
ithin the

T
he Incluslonary housing obligation w

il be
0

T
he exclusion of existing units, prior to dem

olition or conversion, from
 the calculation of

of
coastal zone shall, w

here feasible, provide housing
im

posed separately from
 any replacem

ent
1. C

alculate the Incluslonary housing
incluslonary units follow

s the structure of the M
ello A

ct, w
hich treats the replacem

ent of
units for persons and fam

iles of low
 or m

oderate
housing obligations being applied to the

units based upon Ihe net
affordable housing units separalely from

 the inclusion of affordable housing units In new
inclusionary

incom
e...

project.
Increm

ental new
 units.

developm
ent.

housing
...

0
2. P

rovide alternative calculation
G

overnm
ent C

ode 65590 (d)
T

he on-site incluslonary housing
C

onsideration of alternative calculation m
ethods w

il result in an increased num
ber of

units-
obligation w

il be calculated based upon
m

ethod, such as:
affordable units.

H
ow

ever, alternative calculation m
ethods that Increase the num

ber of

C
alculation

the net Increm
ental new

 units (fractional
o
 
E
x
c
l
u
d
e
 
o
n
l
y
 
r
e
q
u
i
r
e
d
 
a
f
f
o
r
d
a
b
l
e

Inclusionary units w
il also resull in higher costs to lessees and the C

ounty, and m
ay

units under 0.5 are to be rounded dow
n)

Increase the likelihood of on-s~
e infeasibility and m

ay encourage lessees to seek off-site
to be constructed or converted In the

replacem
ent units from

placem
ent instead.

follow
ing m

anner....
inclusionary

obligation.
D

raft P
olley P

age 8
o
 
R
e
q
u
i
r
e
 
i
n
c
l
u
s
i
o
n
a
r
y
 
o
b
l
i
g
a
t
i
o
n

and
credit qualifying affordable
replacem

ent units tow
ard m

eeting
an

overall percentage goal that is
calculated over the total nroiect.

D
eterm

ination of
T

he conversion or dem
olition of existing residential

R
eplacem

ent units m
ust be set aside as

0
C

om
pliance w

ith the replacem
ent unit requirem

ents of the M
ello A

ct w
il result in the

replacem
ent

dw
ellng units occupied by persons and fam

ilies of low
very low

, low
 or m

oderate incom
e rental

1. U
nits occupied by low

-or-m
oderate

replacem
ent of m

arket rate units w
ith incom

e-restricted units because the determ
ination of

or m
oderate incom

e...shall not be authorized unless
units based on com

parison of the m
onthly

incom
e persons or fam

iles
replacem

ent is based upon incom
e of the occupants, not on the rent charged to those

h
o
u
s
i
n
g
 
u
n
i
t
s
-

provision has been m
ade for the replacem

ent of those
rent at the com

m
encem

ent of term
 sheet

replaced w
ith units set aside for

occupants. W
hile the draft policy requires the designation of replacem

ent units based on

Incom
e

dw
elling units w

ith units for persons and fam
ilies of low

negotiations for the unit to be dem
olished

low
-or-m

oderate Incom
e persons or

incom
e of occupants as required by the M

ello A
ct, It perm

its Ihe designation of Incom
e

targeting
or m

oderate Incom
e. ...T

he replacem
ent dw

ellng units
or converted to the affordable housing

f
a
m
i
l
e
s
 
b
a
s
e
d
 
u
p
o
n
 
c
o
m
p
a
r
i
s
o
n
 
o
f

level restriction for the replacem
ent unit based upon the rent charged for the unit to be

shall be located on the s~e of the converted or
rental rates published annually by the

m
onthly rent.

replaced. T
he advantage of the rent com

parison Is that It allow
s for flexibilty in providing

dem
olished structure or elsew

here w
ithin the coastal

C
D

C
.

0
r
e
p
l
a
c
e
m
e
n
t
 
u
n
i
t
s
 for a range of low

 and m
oderate incom

e individuals and fam
ilies, w

hile

zone if feasible... .In the event that an existing
..

2. Like-far-Like R
eplacem

ent: U
nits

potentially am
eliorating som

e of the financial effects of converting m
arket rate units to

residential dw
ellng unit is occupied by m

ore than one
occupied by very low

 incom
e

affordable unit. T
he disadvantage, how

ever, is that lessees w
ill m

ost likely opt for
D

erson or fam
ilv, the orovlslons of this subdivision shall

...
households reolaced bv units set-

m
oderate incom

e restricted units.

2
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Policy O
ptions1

C
om

m
ents

D
eterm

ination of
apply If at least one such person or fam

ily, excluding
aside for very low

 incom
e households

replacem
ent

any dependents thereof, is of low
 or m

oderate
D

raft P
olicy P

age 7
(30%

 A
M

I-50%
 A

M
I); units occupied

T
he advantage of like-far-like replacem

ent is that It w
il provide affordable units that

incom
e...

by low
er Incom

e households replaced
correspond w

ith the incom
e levels of the individuals and fam

ilies w
ho are displaced.

h
o
u
s
i
n
g
 
u
n
i
t
s
-

by units set-aside for low
er incom

e
H

ow
ever, the disadvantage of like-for-like is that It is not as flexible, and can result In

Incom
e

G
overnm

ent C
ode 65590 (b)

households (50%
A

M
I-B

O
%

A
M

I); units
additional costs.

targeting
occupied m

oderate incom
e

households replaced by units set-

(continued)
aside for m

oderate incom
e households

(B
O

%
A

M
I-120%

A
M

I).

0
3. F

lexible Like-for-Like R
eplacem

ent:
M

oderate Incom
e units m

ay not
replace

low
er or very low

 incom
e units, but low

er or
very low

 Incom
e units m

ay be replaced
by either low

er or very low
 incom

e units.

D
eterm

ination of
T

he conversion or dem
olition of existing residential

T
he applicant Is required to replace each

o
 
1
.
 
O
n
e
-
f
o
r
-
O
n
e
 
b
e
d
r
o
o
m

T
he advantage of one-lor-one bedroom

 replacem
ent is that It corresponds m

ore accurately

replacem
ent

dw
elling units occupied by persons and fam

ilies of low
unit that is determ

ined to be occupied by
w

ith replacem
ent of the unit according to the affordable household. H

ow
ever, the

or m
oderate Incom

e...shall not be authorized unless
low

 or m
oderate persons or fam

ilies on a
replacem

ent
disadvantage is that It does not necessarily replace the unit that w

as occupied by at least

h
o
u
s
i
n
g
 
u
n
i
t
s
-

provision has been m
ade for the replacem

ent of those
one-for-

D
 
2
.
 
O
n
e
-
f
a
r
-
O
n
e
 
u
n
i
t
 
r
e
p
l
a
c
e
m
e
n
t
.

one person or fam
ily of low

 or m
oderate incom

e.

N
um

ber of
dw

ellng units w
ith units for persons and fam

iles of low
one basis (per num

ber of bedroom
s)....

bedroom
s

or m
oderate Incom

e. ...T
he replacem

ent dw
ellng units

...
shall be located on the site of the converted or
dem

olished structure or elsew
here w

ithin the coastal
A

pplicants m
ust provide the identified

zone If feasible....ln the event that an existing
replacem

ent housing units on-site or
residential dw

ellng unit is occupied by m
ore than one

elsew
here w

ithin the C
oastal Z

one unless
person or fam

ily, the provisions of this subdivision shall
the applicant can dem

onstrate that such
apply if at least one such person or fam

ily, excluding
placem

ent Is not feasible.
any dependents thereof, Is of low

 or m
oderate

...
incom

e....
D

raft P
olicy P

ages 6,7
G

overnm
ent C

ode 65590 (b)

D
eterm

ination
N

ot spec~
ied.

...
0

1
.
 
E
x
c
l
u
d
e
 
u
n
i
t
s
 
o
c
c
u
p
i
e
d
 
b
y
 
r
e
s
i
d
e
n
t

R
esident m

anagem
ent em

ployee units w
ere excluded in the draft policy because they are

of replacem
ent

U
nits occupied by resident m

anagem
ent

not tenants, they are em
ployees. T

he advantage of excluding units occupied by resident
em

ployees w
il not be considered In

m
anagem

ent em
ployees from

m
anagem

ent em
ployees is that it does not burden lessees w

ith replacing their

h
o
u
s
i
n
g
 
u
n
i
t
s
-

determ
ining the applicant's replacem

ent
replacem

ent housing obligation
m

anagem
ent units w

ith affordable units w
hich m

ay not then be useable by later resident

E
xceptions for

housing obligation for purposes of M
ello

w
ith a lim

it of one for each 75 units.
m

anagem
ent em

ployees w
ho are not incom

e-qualified, thus requiring a further reduction of

resident
A

ct com
pliance (w

ith a lim
it of one

0
2. Include units occupied by resident

m
arket rate units to house those em

ployees. T
he disadvantage, how

ever, is that a
m

anagem
ent unit per seventy-five

resident m
anagem

ent em
ployee occupying the unit m

ay fit the incom
e level that requires

m
anagem

ent
residential units).

m
anagem

ent em
ployees w

ho m
eet

replacem
ent, even if the resident m

anagem
ent em

ployee Is technically considered an

em
ployees

...
Incom

e requirem
ents.

em
ployee and not a tenant.

D
raft P

olley P
age 4

3
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P
o
l
i
c
y
 
O
p
t
i
o
n
s
 
1

C
om

m
ents

D
eterm

ination
N

ot specified.
Students that are claim

ed as a dependent
0

C
o
n
s
i
d
e
r
i
n
g
 
p
a
r
e
n
t
a
l
 Incom

e w
ill provide a m

ore accurate accounting of the incom
e

of replacem
ent

on their parent's federal tax return or
1, C

onsider Incom
e of parents w

here
eligibilty of students in order to avoid overstating the num

ber of replacem
ent units.

w
hose parent(s) are guarantors on the

s
t
u
d
e
n
t
s
 
a
r
e
 
c
l
a
i
m
e
d
 
a
s

H
ow

ever, the disadvantage is that the process to verify and m
onitor student status

h
o
u
s
i
n
g
 
u
n
i
t
s
-

rental/lease agreem
ent m

ust Include
dependents or w

here rent Is
requires additional resources from

 the C
ounty.

E
xceptions for

parental household incom
e Inform

ation on
guaranteed by parents,

students
the tenant incom

e survey to determ
ine

0
2
.
 
C
o
n
s
i
d
e
r
 
i
n
c
o
m
e
 
o
f
 
s
t
u
d
e
n
t
s
 
o
n
l
y
.

affordable housing eligibility of their unit
for the purposes of M

ello A
ct com

pliance.

D
raft P

o/lcv P
aae 4

D
eterm

ination
N

ot specified.
(....F

inancial inform
ation obtained from

0
T

he advantage of excluding sub-lessees and sub-tenants is that It sim
plifies the incom

e

of replacem
ent

resident(s) subleasing directly from
 the

1
,
 
E
x
c
l
u
d
e
 
s
u
b
-
l
e
s
s
e
e
s
 
a
n
d
 
s
u
b
-

survey process, and addresses replacem
ent unit obligations only for those w

ho have a
legal occupant, but not nam

ed on the
tenants w

ho are not legal
contractual right to occupy the unit. H

ow
ever, the disadvantage Is that the incom

es
h
o
u
s
i
n
g
 
u
n
i
t
s
-

original 
lease/rental agreem

ent (I.e., non-
occupants in determ

ining the
a
s
s
o
c
i
a
t
e
d
 
w
i
t
h
 
t
h
e
 
I
n
d
i
v
i
d
u
a
l
s
 
n
a
m
e
d
 
o
n
 
t
h
e
 
l
e
a
s
e
 
m
a
y
 
n
o
t
 
n
e
c
e
s
s
a
r
i
l
y
 
r
e
f
l
e
c
t
 

the true

E
xceptions for

fam
ily room

m
ates), w

il not be considered
replacem

ent housing obligation.
incom

e status of the occupants living in the unit.

sub-lessees
in determ

ining the applicant's replacem
ent

0
2. Include inform

ation on sub-lessees or
housing obligation for the purposes of the
M

ello A
ct!.

sub-tenants in determ
ining the

D
raft P

olicv P
aae 4

reolacem
ent houslna oblioatlon.

D
eterm

ination
In the event that an existing residential dw

elling unit is
U

nm
arried and unrelated tenants w

ho
0

T
he draft policy treats occupants of a unit as a household for the purpose of determ

ining

of replacem
ent

occupied by m
ore than one person or fam

ily, the
w

ish to be treated as separate individuals
1
.
 
A
l
l
o
w
 
u
n
m
a
r
r
i
e
d
 
a
n
d
 
u
n
r
e
l
a
t
e
d

replacem
ent units, unless they affirm

atively declare that they m
eet the requirem

ents for
p
r
o
v
i
s
i
o
n
s
 
o
f
 
t
h
i
s
 
s
u
b
d
i
v
i
s
i
o
n
 
s
h
a
l
l
 
a
p
p
l
y
 
I
f
 
a
t
 

least one
rather than as a household m

ust declare
tenants to be treated as separate

being treated as Individuals. T
he advantage of this requirem

ent is that it avoids having to

h
o
u
s
i
n
g
 
u
n
i
t
s
-

such person or fam
ily, excluding any dependents

under penalty of perjury the follow
ing:

individuals,
designate a replacem

ent unit for a person w
ho m

eets the incom
e requirem

ents as an

R
oom

m
ates

thereof, is of low
 or m

oderate incom
e....

0
Individual, but is being supported financially by another occupant, w

ho Is not their spouse
T

hey are not registered partners;
2. T

reat related, financially non-
or blood relative, and w

ho does not m
eet the incom

e requirem
ents. T

he requirem
ent also

G
overnm

enf C
ode 65590 (b)

dependent Individuals independently.
allow

s persons In non-traditional relationships to be treated as households if they so w
ish,

N
e
i
t
h
e
r
 
p
a
r
t
 
c
l
a
i
m
s
 
e
m
p
l
o
y
m
e
n
t
 
b
e
n
e
f
i
t
s

w
ithout having to m

ake an affirm
ative declaration regarding the status of their relationship

received by the other party (i.e. health
w

ith the other occupants.
H

ow
ever, the disadvantage is that in a few

 instances, it m
ay

Insurance, etc.);
exclude certain persons from

 consideration as individuals (i.e., financially independent
siblings living together).

T
hey do not share a bank account

together; and

T
hey do not ow

n real property together.

D
raft P

olicv P
aaes 5,6

D
eterm

ination of
N

ot specified.
A

ffordable housing eligibilty for units w
ith

0
T

he advantage of adding additional steps of inquiry is that it provides due diligence to

replacem
ent

tenants that do not respond to the Incom
e

1. A
dditional steps of inquiry, such

collect the incom
e inform

ation necessary to determ
ine the num

ber of replacem
ent units.

survey w
ill be determ

ined using tenant
as using rents, etc. to exercise due

T
he disadvantage Is that using rent as a proxy to determ

ine incom
e, in particular, has the

h
o
u
s
i
n
g
 
u
n
i
t
s
-

incom
e Inform

ation no m
ore than tw

o
dilgence. W

hen the tenant does
potential to be inaccurate, as an individual or fam

ily of low
 or m

oderate incom
e could be

W
hen incom

e
years old contained in the applicant's fies;

not respond to the survey and
paying m

arket rate rent.

inform
ation is

or in the absence of such incom
e

Incom
e inform

ation Is not available,
inform

ation, using the average of the
deem

 unit m
arket-rate.

T
he advantage of deem

ing a unit occupied by low
 or m

oderate incom
e persons or fam

iles

not available
previous year's m

onthly rent com
pared to

0
a
s
 
a
 
r
e
p
l
a
c
e
m
e
n
t
 
u
n
i
t
,
 
w
h
e
n
 
t
h
e
 
i
n
c
o
m
e
 
i
n
f
o
r
m
a
t
i
o
n
 
I
s
 
n
o
t
 
a
v
a
i
l
a
b
l
e
,
 
I
s
 
t
h
a
t
 

It provides an

the averaoe affordable m
onthlv rental

2. A
dditional steps of inquiry, such as

incentive to the lessees to D
rovlde the inform

ation reouests and ensures that units w
il be

4
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C
om

m
ents

rates for the sam
e year as noted below

:
using rents, etc. to exercise due

replaced regardless of w
hether or not the inform

ation is provided. H
ow

ever, the
dilgence. W

hen the tenant does not
disadvantage of deem

ing a unit affordable is that it places a burden on the lessee to
If the average m

onthly rent for the unit Is
respond to the survey and the incom

e
provide additional affordable units that m

ay not accurately reflect the num
ber of low

 and
less than or equal to the average m

onthly
inform

ation is not available, deem
 the

m
oderate Incom

e households occupying units.
affordable rent for a very-low

 incom
e

unit occupied by low
 or m

oderate
household, the unit w

ill be considered to
incom

e persons or fam
ilies.

be occupied by a very-low
 incom

e person
or 

fam
ily. 

If the average m
onthly rent for the unit Is

less than or equal to the average m
onthly

affordable rent for a low
 incom

e
household, the unit w

il be considered to
be occupied by
a low

 Incom
e person or fam

ily.

If the average m
onthly rent for the unit is

less than or equal to the average m
onthly

affordable rent for a m
oderate incom

e
household, the unit w

il be considered to
b
e
 
o
c
c
u
p
i
e
d
 
b
y
 a m

oderate incom
e

person or fam
ily.

If the average m
onthly rent for the unit Is

greater than the average m
onthly

affordable rent for a m
oderate incom

e
household, the unit w

il be deem
ed a

m
arket-rate unit.

D
raft P

o/icv P
aae 5

O
ff-site

(R
E

P
LA

C
E

M
E

N
T

 U
N

IT
S

)
(R

E
P

LA
C

E
M

E
N

T
 U

N
IT

S
)

D
1. W

hen perm
itted by the M

elto A
ct,

T
he advantage of allow

ing the provision of off-site affordable units w
ithin other

replacem
ent

jurisdictions, w
hen infeasible to do so w

ithin the unincorporated area, is that it creates
....R

eplacem
ent dw

ellng units shall be located w
ithin

II on-site or C
oastal Z

one replacem
ent is

allow
 for the provision of off-site

additional opportunities to provide affordable housing. V
acant land and sites of sufficient

and
the sam

e city or county as the dw
ellng units proposed

determ
ined to be infeasible, the units shall

replacem
ent or inclusionary units

size w
ith zoning and general plan land use policy designations that are suitable for the

inclusionary
to be converted or dem

olished.... If location on the site
be provided at an off-site location in the

w
ithin the C

oastal Z
one or w

ithin
developm

ent of affordable housing-w
hich is generally m

edium
 to high density-w

ithin the
or elsew

here w
ithin the coastal zone is not feasible,

follow
ing priority order:

three m
iles of the C

oastal Z
one In

unincorporated com
m

unities of the coastal zona (M
arina del R

ey, C
atalina Island, S

anta
housing units

they shall be located w
ithin three m

iles of the coastal
either the unincorporated or

M
onica M

ountains) are scarce. H
ow

ever, one disadvantage is that It m
ay be difficult to

zone....
W

ithin three m
iles of the C

oastal Z
one in

incorporated areas of Los A
ngeles

m
onitor and enforce affordable units located w

ithin other jurisdictions. In cases w
here the

the unincorporated territory of Los
C

ounty, w
ith priority given to the

off-site units are provided w
ithin the C

oastal Z
one, the project w

ould be subject to another
G

overnm
ent C

ode 65590 (b)
A

ngeles C
ounty; or

unincorporated areas.
jurisdiction's M

ello A
ct requirem

ents, w
hich raises the concern over double-counting w

hen

0
2. W

hen perm
itted by the M

ello A
ct,

m
eeting separate requirem

ents. F
urterm

ore, another disadvantage is that the provision

(IN
C

L
U

SIO
N

A
R

Y
 U

N
IT

S)
W

ithin three m
iles of the C

oastal Z
one in

of off-site units w
ithin another jurisdiction w

ould not count the units tow
ard m

eeting the
the incorporated territory of Los A

ngeles
require the provision of off-site

goals of the C
ounty's H

ousing E
lem

ent.
....W

here it Is not feasible to provide these housing
C

ounty.
replacem

ent or incluslonary
units In a proposed new

 housing developm
ent, the

unitsw
ithin the C

oastal Z
one or

local governm
ent shall require the developer to provide

O
ff-site units can be new

 construction or
w

ithin three m
iles of the C

oastal
such houslno, if feasible to do so, at another location

the substantial rehabilitation of existina
Z

one in the unincorcorated areas
5
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C
om

m
ents

w
ithin the sam

e cny or county, either w
ithin the coastal

units. T
he obligation to construct or

only.
zone or w

ithin three m
iles thereof.

rehabiltate affordable replacem
ent

housing units off-site w
il be the sole

G
overnm

ent C
ode 65590 (d)

responsibilty of the applicant.

D
raft P

olicy P
ages 7, 8

(IN
C

L
U

SIO
N

A
R

Y
 U

N
IT

S)

If on-site developm
ent of the inclusionary

housing unns is determ
ined to be

infeasible based upon the project
feasibilty analysis, the units m

ust be
provided at an off-site location In the
follow

ing priority order:

In the C
oastal Z

one w
ithin the

unincorporated territory of Los A
ngeles

C
ounty;

W
itin three m

iles of the C
oastal Z

one in
the unincorporated territory of Los
A
n
g
e
l
e
s
 
C
o
u
n
t
y
;

In the C
oastal Z

one w
nhin the

Incorporated territory of Los A
ngeles

C
ounty; or

O
ff-site

W
ithin three m

iles of the C
oastal Z

one In
the incorporated territory of LA

s C
ounty.

replacem
ent

T
he off-site Incluslonary units can be new

and
construction or substantial rehabiltation.

inclusionary
T

he obligation to construct or rehabiltate

housing units
affordable housing Inclusionary units off-

(continued)
site w

il be the sole responsibilty of the
applicant.

D
raft P

olley P
ages 9, 10

T
erm

 of
N

ot specified.
(R

E
P

LA
C

E
M

E
N

T
 U

N
IT

S
)

0
1, A

t least 30 years, to be consistent
T

he advantage of having a long duration of affordabilty is to m
axim

ize the effectiveness of

affordabilty
setting aside units for low

 or m
oderate incom

e households, H
ow

ever, the longer the
T

he applicant shall record a covenant
w

ith the duration of affordabllty
duration of affordabilty for replacem

ent and Incluslonary units, w
il increase the likelihood

auaranteeina that the relevant affordable
required for densltv bonuses and

of financial infeasibiltv and increase the loss of C
ounlv "revenue from

 the oroiect.
6
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C
om

m
ents

Incom
e and rent requirem

ents for each
other conventional financing.

replacem
ent unit w

il be observed for at
0

2. A
t least 55 years, to be consistent

least 30 years from
 the issuance of the

C
ertificate of O

ccupancy.
w

ith affordabilty term
s for m

ajor
affordable housing funding sources,

D
raft P

olicy P
age 6

including Low
 Incom

e H
ousing T

ax
C

redits and H
O

M
E

 funds.
(R

E
P

LA
C

E
M

E
N

T
 A

N
D

 IN
C

LU
S

IO
N

A
R

Y
0

3. F
or the duration of each C

ounty lease.
U

N
IT

S)

T
he applicant shall record a covenant

0
4. L

ess than 30 years.
guaranteeing that the relevant affordable

0
5. In perpetuity.

incom
e and rent requirem

ents for each
replacem

ent and Inclusionary unit w
ill be

observed for at least 30 years from
 the

Issuance of the C
ertificate of O

ccupancy.

D
raft P

olicv P
aae 10

H
ousing tenure

N
ot specified.

O
w

nership U
nits

0
1. A

llow
 replacem

ent and
T

he advantage of allow
ing flexibilty in housing tenure is that it m

ay Im
prove project

feasibilty and m
axim

ize the num
ber of affordable units provided. T

he disadvantage is that
If an applicant is proposing to develop a

incluslonary housing units the
this flexibility m

ay allow
 an "access" or fair housing problem

 to be created w
hen a blend of

project that includes rental and ow
nership

flexibilty to be offered as for rent or
tenure types are allow

ed w
ithin the overall developm

ent. A
s M

arina del R
ey is alm

ost
units, the replacem

ent and inclusionary
for sale.

exclusively a rental m
arket, how

ever, the application of this provision w
il be the exception,

units m
ay all be provided in the rental

0
not the rule.

com
ponent;

2. R
equire the housing tenure for

replacem
ent housing units to be

If an applicant is proposing to develop a
com

parable to the housing tenure of
100%

 ow
nership unit project, the applicant

the unit for w
hich 1he replacem

ent unit
m

ay provide rental units on-site to fulfil
determ

ination is m
ade.

1
h
e
 
r
e
p
l
a
c
e
m
e
n
t
 
a
n
d
 
i
n
c
l
u
s
l
o
n
a
r
y

D
3. R

equire onsite replacem
ent and

H
ousing tenure

obligations.
inclusionary housing units of

(C
ontinued)

D
raft Policy Page 11

com
parable housing tenure to m

arket-
rate units.

L
ocal

(IN
C

L
U

SIO
N

A
R

Y
 U

N
IT

S)
(R

E
P

LA
C

E
M

E
N

T
 U

N
IT

S
)

0
1. P

rovide incentives and
T
h
e
 
a
d
v
a
n
t
a
g
e
 
o
f
 
p
r
o
v
i
d
i
n
g
 
a
d
d
i
t
i
o
n
a
l
 

local incentives for the provision of replacem
ent

incentives!
units as w

ell as Inclusionary units, based on availabilty, is that it can help contribute to
....In order to assist in providing new

 housing units,
T

he project feasibilty analysis m
ust

concesslonsfor Inclusionary
m

aking the affordable units feasible. H
ow

ever, the disadvantages are that it involves a

concessions
each local governm

ent shall offer density bonuses or
include:

housing units, only, on a case-by-
significant financial com

m
itm

ent from
 the C

ounty and that there is an opportunity cost to
other incentives, including, but not lim

ited to,
case basis.

the funds that could be used for other public purposes, including the provision.of affordable
m

odification of zoning and subdivision requirem
ents,

A
n evaluation of im

pacts created by
0

h
o
u
s
i
n
g
 
e
l
s
e
w
h
e
r
e
.

accelerated processing of required applications, and
Incentives available to the applicant such

2. Provide incentives and concessions
the w

aiver of appropriate fees.
as density bonuses; developm

ent
for inclusionary and replacem

ent
T

he advantage of specifying the incentives and concessions that the C
ounty is w

iling to
standards relief; and available state and

housing units, on a case-by-case
give is that it provides certainty to the lessees. T

he disadvantage, how
ever, is that each

G
overnm

ent C
ode 65590 (d)

local assistance program
s. (N

ote: C
ounty

basis.
developm

ent Is unique and subject to changing m
arket conditions w

hich require flexibilty
rent concessions w

il not be m
ade

in negotiations to ensure that affordable housing requirem
ents are balanced w

ith C
ounty

available to the aoolicant to com
olv w

ith
revenue coals.

7
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C
om

m
ents

the applicant's replacem
ent housing

0
3. P

rovide a list of specific incentives
obligation pursuant to the M

ello A
ct)....

and concessions for incluslonaiy units
D

raft P
olicy P

age 7
only.

¡IN
C

LU
S

IO
N

A
R

Y
 U

N
IT

S
)

0
4. P

rovide a list of specific incentives
and concessions for replacem

ent and
T

he project feasibilty analysis m
ust

inclusionaiy housing units.
Include:

A
n evaluation of Im

pacts created by
incentives available to the applicant such
as density bonuses; developm

ent
standards relief; and available state and
local assistance program

s. (N
ote: C

ounty
rent adjustm

ents to com
ply w

ith the
incluslonaiy housing requirem

ent are
subject to negotiation on a case-by.case
basis.)....

D
raft P

olicv P
arre 9

In-lieu fee
(R

E
P

LA
C

E
M

E
N

T
 U

N
IT

S
)

(R
E

P
LA

C
E

M
E

N
T

 U
N

IT
S

!
o
 
1
,
 
N
o
 
I
n
-
l
i
e
u
 
f
e
e
 
f
o
r
 
r
e
p
l
a
c
e
m
e
n
t
 
o
r

T
he advantage of having an in-lieu fee program

 is that it w
ould allow

 the C
ounty to capture

... T
he requirem

ents of this subdivision for replacem
ent

funds for affordable housing w
hen providing the units is determ

ined to be infeasible.
dw

ellng units shall not apply to the follow
ing types of

N
o In-lieu fee program

 w
il be available to

Inclusionary housing units.
R

equiring in-lieu fees is a m
ethod for obtaining funding for the C

ounty to provide affordable
conversion or dem

oliion.unless the local governm
ent

com
ply w

ith the replacem
ent housing

0
units w

hen the lessee w
ould otherw

ise be relieved of that responsibilty because it Is
determ

ines that replacem
ent of all or any portion of the

obligations.
2
.
 
C
o
m
p
l
e
t
e
 
a
 
s
t
u
d
y
 
t
o
 
d
e
t
e
r
m
i
n
e
 
a
n
d

i
n
f
e
a
s
i
b
l
e
.
 
H
o
w
e
v
e
r
,
 
t
h
e
 
d
i
s
a
d
v
a
n
t
a
g
e
 
i
s
 
t
h
a
t
 
t
h
e
 

C
ounty w

ould have to conduct a

converted or dem
olished dw

ellng units is feasible, in
set an in-lieu fee for inclusionaiy

technical study in order to detem
m

ine the appropriate in-lieu fee, w
hich could be costly and

w
hich event replacem

ent dw
ellng units shall be

D
raft P

olicy P
age 8

h
o
u
s
i
n
g
 
u
n
i
t
s
.

tim
e-consum

ing.
required:

0
...

3. C
om

plete a study to determ
ine and

A
lthough the M

ello A
ct specifies the param

eters of in-lieu fee program
s for replacem

ents
T

he conversion or dem
olition of a residential structure

¡IN
C

LU
S

IO
N

A
R

Y
 U

N
IT

S
!

set an in-lieu fee for replacem
ent

units, an in-lieu fee program
 for inclusionaiy units w

ould be sim
ilar in that it could only

located w
ithin the jurisdiction of a local governm

ent
h
o
u
s
i
n
g
 
u
n
i
t
s
.

apply w
hen providing affordable units w

ithin three m
iles of the C

oastal Z
one is Infeasible.

w
hich has established a procedure under w

hich an
N

o in-lieu fee program
 w

ill be available to
T

he advantage of having an in-lieu fee program
 for both replacem

ent units and

applicant for conversion or dem
olition w

il pay an In-
com

ply w
ith the inclusionaiy housing

inclusionaiy units is that it provides m
ore funds for affordable housing. T

he disadvantage,
lieu fee into a program

, the various provisions of w
hich,

obligations.
how

ever, is that an in-lieu fee program
 shifts the responsibility for constructing the units to

in aggregate, w
il result in the replacem

ent of the
the C

ounty, and given the sm
all num

ber of projects com
ing forw

ard for entitlem
ents in the

num
ber of dw

ellng units w
hich w

ould otherw
ise have

D
raft P

olicy P
age 10

rem
ainder of second generation M

arina redevelopm
ent, sufficient In-lieu fees m

ay not be
been required....

generated for a viable affordable housing project.

G
overnm

ent C
ode 65590 (b)(4)

,

8
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C
om

m
ents

R
ight of first

N
ot specified.

N
one.

T
he advantage of offering the right of first refusal is to give individuals and fam

iles of low

refusal
0

1. N
o provision for right 01 first

or m
oderate incom

e w
ho are displaced by dem

olition or conversion the opportunity to
relusal,

return to an affordable replacem
ent unit. T

he disadvantage is that it w
ould be difficult to

m
onitor and enforce.

0
2. O

ffer right of first refusal to the last
incom

e eligible person or fam
ily w

ho
last occupied a dem

olished or
converted affordable residential unit
upon and availabilty, and upon
verification of incom

e eligibilty, on a
first com

e, first basis.

R
ental

N
ot specified.

N
one.

0
T

he disadvantage of pursuing the rental housing exem
ption is that it requires a technical

exem
ption

1.
N

o exem
ptions for rental projects.

study that w
oul.d be expensive and tim

e-consum
ing to produce, and the exem

ption, if
w

arranted, could result in substantially few
er affordable units than if there w

as no
0

2
.
 
C
o
n
d
u
c
t
 
a
n
 
u
p
f
r
o
n
t
 
t
e
c
h
n
i
c
a
l

exem
ption.

feasibilty study to determ
ine if rental

developm
ents are infeasible, and

therefore exem
pt from

 M
ello A

ct
D

rovislons.

R
elocation

N
ot specified.

N
one.

0
T

he advantage of offering relocation assistance Is that it provides persons or fam
iles of

assistance
1
.
 
N
o
 
p
r
o
v
i
s
i
o
n
 
o
f
 
r
e
l
o
c
a
t
i
o
n

low
 or m

oderate incom
e, w

ho are displaced as a result of dem
olition or conversion, w

ith
assistance (because it Is not

assistance to find and secure housing elsew
here. T

he disadvantage, how
ever, Is that it

required by the M
ello A

ct or other
w

ould require a significant financial com
m

itm
ent from

 the C
ounty or Its lessees and w

ould
statute).

be difficult to adm
inister.

0
2. Provide relocation assistance under

term
s to be determ

ined by the C
ounty

and adm
inistered by the C

ounty C
O

C
o

9


